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INVESTMENT OBJECTIVE
The investment objective of the Aviva Investors Property Trust 
(the “Trust”) is to obtain optimum returns compatible with 
security via income and capital appreciation primarily through 
investment in certain kinds of real property, property related 
securities, government and other public securities and units in 
collective investment schemes.

INVESTMENT APPROACH
In order to achieve its objective the Trust will primarily invest in:

•  approved immovables which will, initially, be properties within 
the United Kingdom but the Manager may, in due course, 
consider it appropriate to invest in real property in other 
countries permitted by the Regulations. The Trust may invest 
up to 100% of its property in approved immovables but will 
typically invest no more than 90% of its property in this way;

•  transferable securities, with an emphasis on property-related 
securities. The Trust may hold up to 100% of its property in 
transferable securities but will typically hold not more than 30% 
in property company shares;

•  government and other public securities to the extent permitted 
by the Regulations; and

•  units in regulated and unregulated collective investment 
schemes, each to the extent permitted by the Regulations.

The Trust also has maximum flexibility to invest in such other 
investments which the Manager deems appropriate, including 
money-market instruments, derivatives and forward transactions, 
deposits and gold, but subject always to the Regulations.

Full details of the Investment Restrictions can be found in the 
Prospectus.

It is the Trust’s normal investment strategy to hold around 
10–15% of its assets in cash or liquid securities (e.g. listed real 
estate equities), however at times of significant cash inflows or 
outflows this figure can vary.

As at 31 May 2015, the Trust has around 80% of its assets in 
direct real estate.

RISK PROFILE
The Trust’s investment portfolio is exposed to market price 
fluctuations. Property valuations are a matter of the independent 
valuer’s opinion rather than fact. The Trust is exposed to cash 
flow/liquidity risk and, in line with standard industry practice for 
valuing dual priced funds, can switch between a bid price basis 
and an offer price basis and vice versa. Where funds are invested 
in property, investors may not be able to switch or cash in their 
investment when they want to because property in the Trust may 
not always be readily saleable. If this is the case we may suspend 
dealing in the Trust.

Interest rate risk is managed by ensuring that cash deposits 
mature within a relatively short period. 

There are no material overseas investments so there is no 
exposure to foreign exchange risk. The yield from a property 
may be affected by tenant failure and/or the demand/supply 
dynamics of local occupier markets.

TOTAL PERFORMANCE
During the 12-month period under review, the Trust produced a 
positive total return (after the deduction of charges and non-
recoverable expenses) of 9.2%1.

The returns from the direct property element and listed securities 
element (before charges and non-recoverable expenses) held 
throughout the period under review were as follows: direct 
property 12.4%2; listed real estate securities 23.8%3.

TRUST PROFILE AND PORTFOLIO REVIEW
The total net assets of the Trust as at 31 May 2015 were 
£1,975.4m including accumulated income (£1,643.9m as at 
31 May 2014)4. 

The asset split was 80.5% in direct property (65 properties), 6.7% 
in listed securities and 12.8% in cash4.

Whilst we do not have access to end of May data, due to the 
benchmark publication being quarterly, we can say that as at the  
31 March 2015 the sector split within the direct property 
portfolio as compared with the Investment Property Databank 
(IPD) Authorised Property Unit Trust Funds benchmark (a 
benchmark consisting of other authorised property unit trust 
funds considered similar to the Aviva Investors Property Trust) 
was offices 29.1% (31.2%), retail 42.2% (39.5%), industrial 13.1% 
(19.6%) and other 15.6% (9.7%)2. (The Trust’s figures are in 
brackets).

The Trust aims to be overweight to sectors that we forecast to 
out-perform the wider UK commercial property market over our 
forecast period. This is supported by the top down analysis, and 
in particular, the sector forecast analysis conducted by our in-
house real estate research & strategy team. In terms of the Trust’s 
asset allocation, this is primarily driven by the risk and reward 
analysis of the underlying properties, which is complimented 
by the top-down analysis. This is preferable to a pure sector-
led strategy so as to ensure that property specific risk, and 
the investment opportunity offered by each property, is fully 
captured in addition to the market and economic risk captured 
from the top down analysis. The key themes in the portfolio over 
the review period were as follows. 

FUND MANAGER’S REPORT
For the year ended 31 May 2015
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PORTFOLIO REVIEW (CONTINUED)

Theme 1: Inflation-linked or fixed increase assets
The Trust has a proportion of its assets, by property income, 
invested in long-dated RPI linked, or fixed-increase, rents. This 
element of the portfolio is considered relatively low risk and 
requires low levels of active asset management.

Theme 2: Core/core plus assets
The bulk of the Trust’s property assets are invested in traditional/
institutional core/core plus assets. Many of these assets have 
significant asset management potential at various points in the 
investment cycle.

Theme 3: Value add assets
The remaining part of the direct property portfolio is invested in 
value-adding properties. We believe these assets have significant 
value to offer and hence we expect the greatest amount of 
outperformance to come from these assets. The exact amount  
of out-performance expected will vary, due to the individual level  
of risk.

The key driver in determining the weightings to each of 
the themes will be overall portfolio risk. The Trust may look 
to allocate more of the Trust’s assets to a particular theme, 
depending on the prevailing market environment, asset 
opportunity and overall portfolio risk. 

The Trust sold eight properties over the period under review 
for a total of just over £140m. The sales included three retail 
properties, three office properties, an industrial property and one 
other commercial property

Great Western Arcade, Birmingham (retail)
The strategy was to differentiate and reposition this listed 
Victorian Arcade as the home of quality independent retailing 
in Birmingham. The asset management team were focussed on 
attracting tenants who would be able to support a local and loyal 
customer base. The team achieved notable success. Amongst 
the occupants was a vintage fashion retailer, a luxury bespoke 
retailer, a wine merchant and tasting house and a French bakery. 
We believe the completion of the asset management business 
plan achieved significant capital and rental enhancements and 
as such made future growth prospects limited. The sale allowed 
the Trust to take a premium to valuation in addition to providing 
an opportunity to reinvest the proceeds in to other areas of the 
market that we believe will provide greater risk adjusted returns 

Hunters Row, Stafford (retail)
The Trust disposed of this retail property in early November. Our 
asset management team had recently completed several planned 
initiatives at the property including new leases, removal of lease 
break options and securing planning consent. The completion 
of these initiatives increased the attractiveness of the asset to 
perspective investors. The sale represented a small premium  
to valuation.

St Georges Shopping Centre, Preston (retail)
A strong in-town scheme, but exposed to a number of value 
tenants who subsequently went in to default. The asset had 
therefore experienced a higher degree of vacancy and weaker 
capital performance. In our view the occupational recovery 
remains very asset/location specific and without significant 
future capital expenditure the outlook for some assets is 
materially weaker than for others. Our view of future downside 
risks, and likely capital costs, meant that a sale of the St George’s 
Centre was the right decision for the Trust.

Dorking Business Park, Dorking (office)
This was a multi-let office park in Dorking, a little way from 
the town centre/train station. Whilst the units provided good 
accommodation, demand in the town was generally weaker 
than local competing centres such as Redhill and Reigate. With 
the largest unit on the park becoming empty at lease expiry, and 
the expectation of a continued challenging leasing environment, 
the decision was made to sell the asset at a time when the 
investment market appeared to be fully-paying for risk.

Barrasford House, Nottingham and Beech House, Milton 
Keynes (office)
The Trust sold these two relatively small office assets for £2.8m 
and £1.75m respectively. The good market conditions provided 
the opportunity to sell these smaller assets and look to re-invest 
the proceeds into other areas of the market that can provide 
better risk adjusted returns.

Stryker House, Newbury (industrial)
This small industrial asset was sold for around £1.6m. Similar to 
the sale of Barrasford House and Beech House office sales, the 
good market conditions provided the opportunity to sell the 
asset and re-invest the proceeds. 

Mailmaison Hotel, Aberdeen (other/leisure)
The sale of this particular asset represented an almost 15% per 
annum return over the three years since purchase. The asset 
itself, part of the leisure portfolio had been a strong performer 
but the pricing achieved represented an excellent opportunity to 
crystallise profit and reinvest the proceeds into other areas of the 
market that we believe will provide greater risk adjusted returns.

During the period under review the Trust completed on 12 
purchases for a combined value of just over £316m. The 
purchases included three office properties, two retail properties, 
four industrial properties and three other investment properties, 
including residential and student accommodation. 

Abacus House, London (office)
The property is an office property located in the heart of the City 
of London, and benefits from views from the top floor of St Paul’s 
Cathedral. The property provides for a total of 64,986 square 
foot, consisting of a basement, lower ground and seven upper 
floors. 

FUND MANAGER’S REPORT (CONTINUED)
For the year ended 31 May 2015
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PORTFOLIO REVIEW (CONTINUED)

Ealing Cross, West London (office)
Purchased in October, this grade A office property is arranged 
over a ground floor, with an impressive double height reception 
area, and seven upper floors. The property is multi-let and 
generates an attractive income stream. Furthermore, we believe 
the Ealing area will benefit from further improvements in 
particular with the opening of Crossrail which we believe adds 
to the rental growth prospects for the property (current rents 
in Ealing are significantly below those of near peers, such as 
Chiswick).

St James Gate, Newcastle-Upon-Tyne (office)
This regional office property is located in a prominent 
development in Newcastle’s city centre and within walking 
distance to the mainline railway station. The property is fully 
let providing an attractive income stream and with a weighted 
average unexpired lease term of nine years.

Spurriergate, York (retail)
This prime retail property located in York comprises five modern 
well configured retail units let to national retailers as well as 13 
modern residential apartments situated on the upper floors. 
The property occupies a prime trading location within the City 
fronting the pedestrianised Spurriergate, which runs from two 
of the City’s main shopping streets. The combined rent is over 
£1.25m per annum.

52-55 Friar Street, Reading (retail)
The retail property is a purpose built high street food store 
adjacent to Central Studios (a student accommodation property) 
recently purchased. The property is arranged over basement, 
ground, first and second floors and is let to Sainsbury’s. The 
property location will benefit further by the ongoing Reading 
mainline station development and the opening of Crossrail.

Man Truck and Bus, Trafford Park, Manchester (industrial)
This industrial asset, purchased off market in December, is located 
on a prominent industrial and distribution centre in the North 
West of England, Trafford Park. The property comprises two 
industrial units (with very low overall site cover) both occupied 
by a single tenant on leases with circa 17 years remaining, for a 
combined rental income of over £850k per annum.

Prologis Park, Croydon (industrial) 
Purchased off market this industrial asset is located in Croydon in 
a well-established industrial area affording good access to central 
London and the M25. The property offers two well specified 
units, let to strong covenants, generating a rent of over £1.4m 
per annum.

Banbury Cross, Banbury (industrial)
This logistics property has been purchased through a forward 
funding arrangement, with a funding yield of around 6.3%. The 
property also comes with a pre-let agreement in place to a strong 
tenant, The Entertainer. The property comprises a well located  
10.25 acre site, adjoining the M40 motorway, upon which 
a 235,020 sq ft distribution warehouse, with ancillary office 
space, will be developed. The property will be let on completion 
scheduled for May 2015 at an initial rent of over £1.2m per 
annum with over eleven years remaining on the lease.

Skyline, Braintree (industrial)
A prime industrial estate totalling 178,797 sqft, multi-let to six 
tenants at a passing rent of £1,187,706 per annum providing 
an average weighted unexpired lease term of 10.6 years. The 
property benefits from a well-diversified occupier base and a long 
income profile which we believe will help deliver strong levels of 
investment performance. 

Collegelands, Glasgow (other)
The purchase of this student accommodation block located in 
Glasgow completed in July 2014. The building is situated on the 
eastern edge of the city centre opposite the main campus for 
Strathclyde University, and adjacent to the new Glasgow City 
Council HQ building which was completed in October 2011.

India Street, London (other)
A newly refurbished and extended private rented residential 
property purchased in August 2014. The property benefits 
from an excellent City of London location, close to the London 
tube network and Liverpool Street Station. The location is also 
expected to benefit from the forthcoming Crossrail development 
as well as significant residential regeneration projects close-by.

Central Studios, Reading (other)
This property is a brand new 141 bed-space student 
accommodation scheme that was purchased in August 2014. The 
location benefits from excellent infrastructure access including 
Heathrow Airport, which we believe will be attractive for 
overseas students, and close proximity to the multi-million pound 
investment project underway at the Reading mainline rail station.

In addition to the investment activity the Trust continues to 
focus on value-add to the existing portfolio, through active 
asset management initiatives. Indeed, the Trust’s portfolio has 
seen a continuing improvement in occupier activity over the 
review period. Some markets are seeing strong recovery, and are 
showing early indications of rental growth. However, demand 
remains very asset specific, and therefore the focus will remain on 
higher quality assets in key markets/economic areas. 

Below are a few examples of asset management initiatives during 
the period under review

•  We are approaching completion on the refurbishment/
repositioning of the Corn Exchange in central Manchester into 
a destination dining venue with the venue due to open in July. 
We received strong demand for space in this new scheme, 
particularly from leading restaurant chains looking for their 
first regional exposure outside of London, which will drive 
investment performance going forward.

•  The team are progressing well with the initiative to bring a new 
occupier to the Lombardy Retail Park, Hayes where following 
the surrender of a previous tenant’s lease the team created an 
additional unit within the space. We have exchanged contracts 
with Next to move them to one of the newly created larger 
units, generating additional income from a high quality tenant, 
whilst the remaining unit of just over 10,000 sq ft is currently 
being marketed. We have also exchanged contracts for Arcadia 
to take the existing unit that Next will vacate.

FUND MANAGER’S REPORT (CONTINUED)
For the year ended 31 May 2015
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PORTFOLIO REVIEW (CONTINUED)
•  Soho Square is an office property in London’s West End and 

comprises approximately 65,000 sq ft of offices over lower 
ground, ground and seven upper floors. The building is 
currently undergoing a full programme of refurbishment with 
completion expected in 2016. The appointed architect is the 
award winning practice, Buckley Grey Yeoman, and with the 
shortage of supply in the West End occupational market we 
are confident that the completed scheme will appeal to a wide 
range of potential occupiers.

•  The industrial asset management team have recently 
completed a re-letting at the property located in Guildford, 
securing over £1.2m per annum in rent for a further 10-years.

The amount of un-let (void) accommodation as at 31 May 2015 
stood at 8.2%. We would expect it to continue to reduce over the 
coming months and quarters with potential sales and additional 
asset management activity. 

Our portfolio of listed real estate securities remains focused on 
the large liquid UK quoted Real Estate Investment Trusts (REITs) 
that has the ability to deliver a reliable and attractive income 
stream from high-quality real estate portfolios. Our two largest 
positions are in British Land and Land Securities which together 
represent over half of the portfolio by value.

UK REAL ESTATE MARKET BACKGROUND
Real-estate returns in 2014 were among the strongest on record 
as high levels of investor demand met with improving occupier 
fundamentals. According to the IPD Annual Index all-property 
total returns were 17.8 per cent p.a. in December, the best year-
end result since 2006. Yield driven capital growth was the main 
driver of above trend returns with offices in the South East and 
London leading the market where annual total returns were in 
the high twenties. The industrial sector followed closely behind 
and returns to retail property while the weakest of the three main 
segments, were also strong by historic standards. The economic 
outlook has also improved over the period and this has begun 
to translate in to improved occupier demand and rental growth. 
Central London continues to experience the strongest rental 
growth while elsewhere the occupier recovery is more moderate, 
but generally positive. Returns have remained strong in the first 
quarter of 2015 with yields continuing to fall as rental growth 
became firmly established but the pace of capital growth slowed. 
In keeping with last year it was the office sector that continued 
to lead the market in the first quarter, narrowly ahead of the 
industrial sector. Retail remained the weakest sector but still 
delivered respectable returns while offering strong prospects for 
improved performance this year partly driven by an improvement 
in household finances, supported by low inflation, helping to 
drive improved retail sales. 

With interest rates expected to stay lower for longer we believe 
real estate is likely to remain attractively priced relative to 
other asset classes, especially government bonds, over the next 
12-18 months. This has supported demand for UK commercial 
real estate with Q1 transactions remaining high. According to 
PropertyData.com, the first quarter saw total transactions of 
over £16 billion, to make it the strongest first quarter on record. 
Given the weight of current demand, further yield-driven capital 
growth looks probable in the near term. We also anticipate 
further rental growth as occupier markets strengthen and 
vacancy rates fall. The improvements in rental performance 
are particularly encouraging as this should go a long way in 
supporting total returns when the yield driven rally finally fades.

UK REAL ESTATE MARKET PROSPECTS 
The strong momentum seen in 2014 looks set to continue 
through the second half of 2015. Demand for commercial 
property is likely to continue driving additional capital growth 
over the short term which, combined with positive rental growth, 
is expected to support returns. Despite the strong rise in prices 
seen last year, there is little evidence of too many properties 
being built to satisfy demand or excessive levels of leverage in 
the market. We expect 2015 to be a good year for real estate 
performance. In our view, UK offices and industrial assets are 
expected to perform particularly well. Over the five year period 
we expect all-property total returns to be around 9%* per annum 
(2015-2019). 

June 2015
* (Please note the forecast return is a market forecast and not a fund forecast. The forecast return 
is calculated by the Aviva Investors Research and Strategy Team and is based on internal business 
plan models and market data and does not take account of fund fees or the ability of individual 
assets to outperform or underperform. There is no guarantee the forecast will be achieved. Past 
performance is not a guide to future).
Any opinions expressed are those of the fund manager. They should not be viewed as a 
guarantee of return from an investment in the Trust. The content of the commentary should 
not be viewed as a recommendation to invest. Past performance is not a guide to the future. 
Investors should be aware that the value of an investment and any income from it may go down 
as well as up and the investor may not get back the original amount invested. 
1  Source: Lipper for Investment Management (performance calculated on a bid to bid basis, net 

income reinvested) as at 31 May 2015 (unit 1inc)
2  Source: Investment Property Databank (IPD) Balanced Monthly Index Fund (AIPT) as at 31 May 

2015
3  Source: Aviva Investors 31 May 2015
4  Source: Aviva Investors as at 31 May 2015
Some of the information within this is based upon Aviva Investors estimates. These have been 
calculated by Aviva Investors Real Estate Strategy and Research Team based on data sourced 
from recent market transactions and should not to be relied on by anyone else for the purpose of 
making investment decisions.
All holdings are ordinary shares or stock units and admitted to the official stock exchange listings 
unless otherwise stated.

FUND MANAGER’S REPORT (CONTINUED)
For the year ended 31 May 2015
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MATERIAL PORTFOLIO CHANGES

Property Related Securities Sales

Max Property

Property Related Securities Purchases

British Land

Land Securities

Hammerson

Derwent London

Segro

Great Portland Estates

St. Modwen Properties

Safestore

Hansteen

Direct Property Sales

Barrasford House, Wollaton Street, Nottingham 

Beech House, 551 Avebury Boulevard, Milton Keynes 

Stryker House, Hambridge Road, Newbury 

Great Western Arcade, Colmore, Birmingham 

Dorking Business Park, Station Road, Dorking 

Gaolgate Shopping Centre, Stafford 

The Mall, St George's Shopping Centre, Preston 

Malmaison Hotel, 49, 51 & 53 Queen's Road, Aberdeen 

Direct Property Purchases

Collegelands, Block C, Havannah Street, Glasgow

Abacus House, 33 Gutter Lane, London, EC2V

8 India Street, London, EC3N

Central Studios, Reading, Berkshire

St James Gate, Office Block 1, Newcastle

Ealing Cross, 85 Uxbridge Road, London W5

MAN Truck & Business Unit, Ashurton Road West, Trafford Park 

Units A and C Prologis Park, Beddinton Lane, Croydon

Units 1-5, Spurriergate & Units 1-3, High Ousegate, York

Skyline 120, Avenue West, Braintree 

Sainsbury's, 52-55 Friar St & 12 Greyfriar's Road, Reading 

The Entertainer Warehouse, Noral Way, Banbury 

FUND MANAGER’S REPORT (CONTINUED)
For the year ended 31 May 2015
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PERFORMANCE RECORD

The Aviva Investors Property Trust is a Non-UCITS Retail Scheme, 
in accordance with the classifications of the Collective Investment 
Schemes Sourcebook of the Financial Conduct Authority. Class 1 
income units were first offered on 2 September 1991 at an offer 
price of 80.84p per unit. Class 1 accumulation units were first 
offered on 1 November 2003 at an offer price of 129.00p per 
unit. Classes 2 and 4 (income and accumulation units) were first 
offered on 10 December 2012 at an offer price of 100.00p. Class 
5 income units were first offered on 15 November 2013 at an 
offer price of 100.00p per unit.

Net Asset Value – Income Units

Unit As at
Net asset value*

£000
Units

in issue
Pence

per unit

Class 1 31.05.13 688,351 672,286,320 102.39

31.05.14 612,027 561,396,809 109.02

31.05.15 451,661 387,796,434 116.47

Class 2 31.05.13 62,437 65,812,674 94.87

31.05.14 341,225 337,741,211 101.03

31.05.15 599,848 555,872,412 107.91

Class 4 31.05.13 141 148,756 94.82

31.05.14 47 46,568 100.90

31.05.15 108 99,945 107.74

Class 5 31.05.14 1 573 104.51

31.05.15 41,471 37,142,689 111.65

* Valued at bid market prices.

Net Asset Value – Accumulation Units

Unit As at
Net asset value*

£000
Units

in issue
Pence

per unit

Class 1 31.05.13 667,614 480,598,878 138.91

31.05.14 530,218 349,195,150 151.84

31.05.15 463,704 280,295,402 165.43

Class 2 31.05.13 10,551 10,926,648 96.56

31.05.14 160,301 151,090,173 106.10

31.05.15 418,227 359,970,304 116.18

Class 4 31.05.13 102 105,987 96.47

31.05.14 87 81,906 105.73

31.05.15 400 346,779 115.51

* Valued at bid market prices.

Unit Price Record – Income Units

Unit
Calendar
year

Highest offer
price (p)*

Lowest bid
price (p)**

Class 1 2010 116.84 102.90

2011 117.97 104.49

2012 111.49 101.77

2013 116.71 100.96

2014 126.73 110.61

2015*** 129.17 120.06

Class 2 2012† 100.00 94.29

2013 103.04 93.61

2014 112.06 102.55

2015*** 114.27 111.31

Class 4 2012† 100.00 94.28

2013 108.05 93.54

2014 117.35 102.41

2015*** 119.66 111.09

Class 5 2013†† 106.67 98.91

2014 115.98 106.16

2015*** 118.27 115.17

* These prices include revenue and initial charge.
** These prices include revenue.
*** Up to 31 May 2015.
† From 10 December 2012 (date of launch).
†† From 15 November 2013 (date of launch).

Unit Price Record – Accumulation Units

Unit
Calendar
year

Highest offer
price (p)*

Lowest bid
price (p)**

Class 1 2010 146.80 126.89

2011 150.17 133.38

2012 145.10 135.93

2013 160.16 135.83

2014 178.23 151.79

2015*** 181.65 168.85

Class 2 2012† 100.00 94.29

2013 106.36 94.28

2014 118.96 105.85

2015*** 121.50 118.35

Class 4 2012† 100.00 94.29

2013 111.41 94.26

2014 124.30 105.59

2015*** 126.83 117.76

* These prices include revenue and initial charge.
** These prices include revenue.
*** Up to 31 May 2015.
† From 10 December 2012 (date of launch).
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PERFORMANCE RECORD (CONTINUED)

Ongoing Charges Figure

Unit
OCF*

31.05.15
OCF

31.05.14
PER**

31.05.15
PER

31.05.14

Class 1 1.37% 1.37% 0.67% 0.65%

Class 2 0.74% 0.74% 0.67% 0.65%

Class 4 1.02% 1.02% 0.67% 0.65%

Class 5 0.67% 0.67% 0.67% 0.65%

* The Ongoing Charges Figure (OCF) is calculated as the ratio of the total ongoing charges 
to the average net asset value of the Trust over the year. The OCF is made up of the Annual 
Management Charge and other operating costs deducted from the assets of the Trust during the 
year, except for those payments that are explicitly excluded (performance fees). The OCF includes 
transaction charges which were excluded from the Total Expense Ratios (TER) calculations 
provided previously.
** The Property Expense Ratio (PER) reflects any additional costs associated with the day-to-day 
operation of the direct property assets and is presented as a percentage of the average net value 
of the Trust over the year.

Revenue Record – Income Units

The revenue record table below shows the net distribution rates 
per calendar year on a payment date basis for an investment 
made on 4 January 2010 for Class 1, 10 December 2012 for 
Classes 2 and 4 and 15 November 2013 for Class 5.

Unit
Calendar
year

Net revenue 
per unit (p)

Per £1,000
invested (£)

Class 1 2010 3.3488 30.84

2011 2.9684 27.34

2012 2.9595 27.25

2013 3.0921 28.47

2014 2.8295 26.06

2015* 2.2868 21.06

Class 2 2012** N/A N/A

2013 1.6899 16.90

2014 3.1341 31.34

2015* 2.6654 26.65

Class 4 2012** N/A N/A

2013 1.6904 16.90

2014 3.1403 31.40

2015* 2.4239 24.24

Class 5 2013*** N/A N/A

2014 1.9885 19.88

2015* 2.8236 28.24

* Up to 31 July 2015 (the final distribution payment date).
** From 10 December 2012 (date of launch).
*** From 15 November 2013 (date of launch).

Revenue Record – Accumulation Units

The revenue record table below shows the net distribution rates 
per calendar year on a payment date basis for an investment 
made on 4 January 2010 for Class 1 and 10 December 2012 for 
Classes 2 and 4.

Unit
Calendar
year

Net revenue 
per unit (p)

Per £1,000
invested (£)

Class 1 2010 4.0785 30.46

2011 3.7280 27.84

2012 3.8170 28.50

2013 4.0984 30.61

2014 3.8621 28.84

2015* 3.2028 23.92

Class 2 2012** N/A N/A

2013 1.7021 17.02

2014 3.2192 32.19

2015* 2.8172 28.17

Class 4 2012** N/A N/A

2013 1.6101 16.10

2014 2.9614 29.61

2015* 2.5531 25.53

* Up to 31 July 2015 (the final distribution payment date).
** From 10 December 2012 (date of launch).
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PORTFOLIO STATEMENT
At at 31 May 2015

Holding or nominal value Market value £000 Total net assets %

  Property Related Assets (6.72%; 2014 4.75%)  
4,589,936  British Land 40,231 2.04
236,020  Derwent London 8,499 0.43
954,751  Great Portland Estates 8,006 0.41
1,932,499  Hammerson 13,083 0.66
3,844,853  Hansteen 4,753 0.24
2,163,529  Land Securities 28,818 1.46
2,325,876  Londonmetric Property 3,935 0.20
1,709,844  Safestore 4,642 0.22
2,430,667  Segro 10,493 0.53
1,316,096  St. Modwen Properties 5,893 0.30
1,750,000  Urban and Civic 4,463 0.23
  Total property related assets 132,816 6.72

  Direct Properties (80.24%; 2014 81.22%)  
  Market values up to £79,000,000  
  Development Land, Dyce Drive, Aberdeen   
  35 Argyle Street, Glasgow   
  Premier Percussion House, Blaby Road, Wigston, Leicester   
  Unit 4A Dennis Way, Slyfield Industrial Estate, Guildford   
  198 & 200-201 High Street, 20 Waterbeer Street, Exeter   
  11 Broadmoor Road, Southmarston Business Park, Swindon   
  90 & 92 Queen Street, Cardiff   
  Sainsbury’s, 52-55 Friar St & 12 Greyfriar’s Road, Reading  
  Cross Point, Coventry   
  Units A & B, Teliske Industrial Estate, Treliske, Truro   
  Stanstead Road Industrial Estate, Goodward Road, Eastleigh   
  Orbital 7, Orbital Park, Cannock   
  Kew Retail Park, Southport   
  Alfreds Way Industrial Estate, Alfreds Way, Barking   
  Castle Bromwich Business Park, Birmingham   
  32 Dover Street, London   
  8 India Street, London, EC3N   
  Victoria Road, South Ruislip, London   
  10-46 & 53-63 Cornwall St, 135/47 & 152/58 Armada Way, Plymouth   
  Aberdeen Business Park, Aberdeen   
  Leisure Complex, Exchange Street, Aylesbury   
  The Entertainer Warehouse, Noral Way, Banbury   
  Boyatt Wood Industrial Estate, Goodward Road, Eastleigh   
  Beddington Industrial Estate, Beddington Lane, Croydon   
  MAN Truck & Business Unit, Ashurton Road West, Trafford Park   
  1-31 King Edward St, 39-55 Jameson St, 2-50 Paragon St, Kingston-Upon-Hull   
  Interpoint, 22 Haymarket Yards, Edinburgh   
  Specialist Vehicles Ltd, Slyfield Industrial Estate, Dennis Way, Guildford  
  Units D & E Knaves Beech, High Wycombe   
  Skyline 120, Avenue West, Braintree   
  Birstall Shopping Park, 17.5% co-ownership stake, Birstall   
  Longus House, 40-48 Eastgate Street, Chester   
  Burlington Road Retail Park, New Malden   
  Guiseley Retail Park, Leeds   
  London Road Retail Park, London Road, Maidstone   
  St James Gate, Office Block 1, Newcastle   
  City Park, Watchmead, Welwyn Garden City   
  Central Studios, Reading, Berkshire  
  Cheetham Hill Retail Park, Cheetham Hill, Manchester   
  B&Q Warehouse, Brandon Way, Coventry   
  Knaves Beech Industrial Estate, High Wycombe   
  Visteon Headquarters, Endeavour Drive, Basildon   
  Jurys Inn Hotel, South Shore Road, Gateshead, Tyne and Wear   
  The Pavilion Centre, Brighton   
  Ty Glass Shopping Park, Cardiff   
  Units A and C Prologis Park, Beddinton Lane, Croydon   
  Instore Distribution Facility, Trident Business Park, Neptune Way, Huddersfield   



avivainvestors.co.uk | Aviva Investors Property Trust Annual Report and Financial Statements for the year ended 31 May 2015

Portfolio Statement

11

PORTFOLIO STATEMENT (CONTINUED)
At at 31 May 2015

Holding or nominal value Market value £000 Total net assets %

  Direct Properties (80.24%; 2014 81.22%) (continued)  
  Debenhams Store, Queens Buildings, Queens Way, Southampton   
  Corn Exchange, Exchange Square, Manchester   
  21 New Street & 6-7 Cock Hill, London   
  Waterside House, Waterside Park, Longshot Lane, Bracknell   
  The Precinct, Coventry   
  Units 1-5, Spurriergate & Units 1-3, High Ousegate, York  
  123 St Vincent Street, Glasgow   
  Collegelands, Block C, Havannah Street, Glasgow   
  Broadway Plaza, Fiveways, Birmingham   
  Abacus House, 33 Gutter Lane, London, EC2V   
  Guildhall Shopping Centre, Exeter   
  Academy House, 161/7 Oxford St & 36 Poland St, London, W1   
  Colmore Gate, 2-6 Colmore Row, Birmingham   
  Tesco Superstore, Carina Road, Kettering Business Park   
  Lombardy Retail Park, Hayes   
  20 Soho Square, London, W1   
  Ealing Cross, 85 Uxbridge Road, London W5  
  Total market values up to £79,000,000 1,501,205 75.99
  Market values over £79,000,000
  Omni Centre, Greenside Place, Edinburgh 
  Total market values over £79,000,000 88,850 4.50

  Total direct properties 1,590,055 80.49
  Adjustments for lease incentives (5,027) (0.25)
  Total direct properties after adjustments 1,585,028 80.24

  Portfolio of investments 1,717,844 86.96
  Net other assets 257,575 13.04
  Net assets 1,975,419 100.00

The comparative figures are as at 31 May 2014.
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The Collective Investment Schemes Sourcebook of the Financial 
Conduct Authority requires the Manager to prepare financial 
statements for each annual accounting period, which give a true 
and fair view of the financial position of the Trust as at the end 
of the year, and of the net revenue and the net gains or losses on 
the property of the Trust for the year then ended. In preparing 
the financial statements, the Manager is required to:

•  comply with the disclosure requirements of the Statement of 
Recommended Practice relating to Authorised Funds and the 
Trust Deed; and

•  keep proper accounting records which enable it to demonstrate 
that the financial statements prepared comply with the above 
requirements.

The Trustee is responsible for safeguarding the property of 
the Trust and, in fulfilling our obligations under the Collective 
Investment Schemes Sourcebook of the Financial Conduct 
Authority, having made due enquiries of the Manager and 
having carried out checks and monitoring procedures, it is the 
opinion of Citibank International Plc as Trustee of the Trust, to 
the best of our knowledge and belief, that in all respects the 
Manager has managed the Trust during the accounting period to 
31 May 2015:

We hereby approve the Report and Financial Statements of Aviva 
Investors Property Trust for the year ended 31 May 2015 on 
behalf of Aviva Investors UK Fund Services Limited in accordance 
with the requirements of the Collective Investment Schemes 
Sourcebook of the Financial Conduct Authority.

I Buckle    E Potter
Director    Director

Aviva Investors UK Fund Services Limited
London
20 August 2015

STATEMENT OF THE AUTHORISED MANAGER’S AND TRUSTEE’S RESPONSIBILITIES

TRUSTEE’S REPORT TO THE UNITHOLDERS

DIRECTORS’ STATEMENT

The Manager is responsible for the management of the Trust in 
accordance with its Trust Deed, Prospectus and the Regulations.

The Trustee is responsible for safeguarding the property of the 
Trust, and must take reasonable care to ensure that the Trust is 
managed by the Manager in compliance with the Regulations, 
the provision of the Trust Deed and Prospectus.

The Manager and Trustee are responsible for taking reasonable 
steps for the prevention and detection of fraud and other 
irregularities.

•  in accordance with the limitations imposed on the investment 
and borrowing powers of the Manager and the Trustee by the 
Trust Deed, by the Prospectus and by all Regulations being in 
force under Section 243 of the Financial Services and Markets 
Act 2000; and

•   otherwise in accordance with the provisions of the Prospectus 
and those Regulations.

Citibank International Limited
London
20 August 2015
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We confirm that we have valued the immovables of Aviva 
Investors Property Trust as at 31 May 2015 in accordance with the 
regulations and the Statements of Asset Valuation and Guidance 
Notes published by the Royal Institution of Chartered Surveyors. 
The reported figure represents the sum of the open market 
values of those individual immovables.

Each property is inspected by us at the time of purchase and 
subsequently at least once each year. We are of the opinion 
that, as at 31 May 2015, the aggregate of the open market 
value of the immovables of Aviva Investors Property Trust was 
£1,585,028,000.

The valuation of each immovable is considered individually 
and excludes any additional value which might arise by the 
aggregation of the entire portfolio or a group of properties for 
sale to one purchaser. No allowance has been made for any 
expenses of realisation or for any liability for taxation which 
might arise on disposal.

Knight Frank LLP
Chartered Surveyors, London
20 August 2015

VALUER’S REPORT TO THE UNITHOLDERS
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REPORT ON THE FINANCIAL STATEMENTS 

OUR OPINION
In our opinion the financial statements, defined below:

•  give a true and fair view of the financial position of the Trust 
as at 31 May 2015 and of the net revenue and the net capital 
gains of the scheme property of the Trust for the year then 
ended; and 

•  have been properly prepared in accordance with United 
Kingdom Generally Accepted Accounting Practice, the 
Statement of Recommended Practice for Authorised Funds, the 
Collective Investment Schemes sourcebook and the Trust Deed.

This opinion is to be read in the context of what we say in the 
remainder of this report.

WHAT WE HAVE AUDITED
The financial statements of Aviva Investors Property Trust (the 
“Trust”), which are prepared by Aviva Investors UK Fund Services 
Limited (the “Authorised Fund Manager”), comprise:

•  the balance sheet of the Trust as at 31 May 2015;

•  the statement of total return of the Trust for the year then 
ended;

•  the statement of net assets attributable to unitholders of the 
Trust for the year then ended;

•  the cash flow statement for the year then ended;

•  the notes to the Trust’s financial statements, which include 
a summary of significant accounting policies and other 
explanatory information; and

•  the distribution tables.

The financial reporting framework that has been applied in their 
preparation is applicable law and United Kingdom Accounting 
Standards (United Kingdom Generally Accepted Accounting 
Practice), the Statement of Recommended Practice ‘Financial 
Statements of Authorised Funds’ issued by the Investment 
Management Association (the “Statement of Recommended 
Practice for Authorised Funds”), the Collective Investment 
Schemes sourcebook and the Trust Deed.

In applying the financial reporting framework, the Authorised 
Fund Manager has made a number of subjective judgements, for 
example in respect of significant accounting estimates. In making 
such estimates, they have made assumptions and considered 
future events.

WHAT AN AUDIT OF FINANCIAL STATEMENTS INVOLVES 
We conducted our audit in accordance with International 
Standards on Auditing (UK and Ireland) (“ISAs (UK & Ireland)”). 
An audit involves obtaining evidence about the amounts 
and disclosures in the financial statements sufficient to give 
reasonable assurance that the financial statements are free from 
material misstatement, whether caused by fraud or error. This 
includes an assessment of: 

•  whether the accounting policies are appropriate to the 
Trust’s circumstances and have been consistently applied and 
adequately disclosed;

•  the reasonableness of significant accounting estimates made by 
the Authorised Fund Manager; and 

•  the overall presentation of the financial statements. 

In addition, we read all the financial and non-financial 
information in the Annual Report to identify material 
inconsistencies with the audited financial statements and to 
identify any information that is apparently materially incorrect 
based on, or materially inconsistent with, the knowledge 
acquired by us in the course of performing the audit. If we 
become aware of any apparent material misstatements or 
inconsistencies we consider the implications for our report..

OPINIONS ON MATTERS PRESCRIBED BY THE 
COLLECTIVE INVESTMENT SCHEMES SOURCEBOOK
In our opinion:

•  we have obtained all the information and explanations we 
consider necessary for the purposes of the audit; and

•  the information given in the Authorised Fund Manager’s Report 
for the financial year for which the financial statements are 
prepared is consistent with the financial statements.

OTHER MATTERS ON WHICH WE ARE REQUIRED 
TO REPORT BY EXCEPTION

PROPRIETY OF ACCOUNTING RECORDS AND INFORMATION 
AND EXPLANATIONS RECEIVED
Under the Collective Investment Schemes sourcebook we are 
required to report to you if, in our opinion:

•  proper accounting records have not been kept; or

•  the financial statements are not in agreement with the 
accounting records and returns.

We have no exceptions to report arising from this responsibility.

INDEPENDENT AUDITOR’S REPORT TO THE UNITHOLDERS OF THE 
AVIVA INVESTORS PROPERTY TRUST
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INDEPENDENT AUDITOR’S REPORT TO THE UNITHOLDERS OF THE 
AVIVA INVESTORS PROPERTY TRUST (CONTINUED)

RESPONSIBILITIES FOR THE FINANCIAL 
STATEMENTS AND THE AUDIT

OUR RESPONSIBILITIES AND THOSE OF THE AUTHORISED 
FUND MANAGER
As explained more fully in the Authorised Fund Manager’s 
Responsibilities Statement set out on page 12, the Authorised 
Fund Manager is responsible for the preparation of the financial 
statements and for being satisfied that they give a true and fair 
view.

Our responsibility is to audit and express an opinion on the 
financial statements in accordance with applicable law and ISAs 
(UK & Ireland). Those standards require us to comply with the 
Auditing Practices Board’s Ethical Standards for Auditors. 

This report, including the opinions, has been prepared for 
and only for the Trust’s unitholders as a body in accordance 
with paragraph 4.5.12 of the Collective Investment Schemes 
sourcebook and for no other purpose. 

We do not, in giving these opinions, accept or assume 
responsibility for any other purpose or to any other person to 
whom this report is shown or into whose hands it may come save 
where expressly agreed by our prior consent in writing.

PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London
20 August 2015

a)  The maintenance and integrity of the Aviva Investors Property Trust website is the 
responsibility of the Fund Manager; the work carried out by the auditors does not involve 
consideration of these matters and, accordingly, the auditors accept no responsibility for any 
changes that may have occurred to the financial statements since they were initially presented 
on the website.

b)  Legislation in the United Kingdom governing the preparation and dissemination of financial 
statements may differ from legislation in other jurisdictions.
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STATEMENT OF TOTAL RETURN
For the year ended 31 May 2015

Notes £000

Year ended
31.05.15

£000 £000

Year ended
31.05.14

£000

Income

Net capital gains 4 109,204 87,800

Revenue 5 87,979 83,081

Expenses 6 (36,547) (31,987)

Net revenue before taxation 51,432 51,094

Taxation 7 (9,037) (9,314)

Net revenue after taxation 42,395 41,780

Total return before distributions 151,599 129,580

Finance costs: Distributions 8 (41,833) (41,332)

Change in net assets attributable to unitholders  
from investment activities 109,766 88,248

STATEMENT OF CHANGE IN NET ASSETS ATTRIBUTABLE TO UNITHOLDERS
For the year ended 31 May 2015

£000

Year ended
31.05.15

£000 £000

Year ended
31.05.14

£000

Opening net assets attributable to unitholders 1,643,906 1,429,196

Movement due to issue and cancellation of units:

Amounts receivable on issue of units 209,518 138,987

Less: Amounts payable on cancellation of units (6,281) (29,514)

203,237 109,473

Stamp duty reserve tax  – (1,407)

Change in net assets attributable to unitholders from investment activities (see above) 109,766 88,248

Retained distribution on accumulation units 18,500 18,358

Unclaimed distribution monies 10 38

Closing net assets attributable to unitholders 1,975,419 1,643,906



avivainvestors.co.uk | Aviva Investors Property Trust Annual Report and Financial Statements for the year ended 31 May 2015

Financial Statements

17

BALANCE SHEET
As at 31 May 2015

Notes £000

As at
31.05.15

£000 £000

As at
31.05.14

£000

ASSETS

Investment assets 1,717,844 1,372,409

Debtors 9 14,811 23,241

Cash and bank balances 10 44,537 30,049

Cash equivalents 243,700 259,300

Total other assets 303,048 312,590

Total assets 2,020,892 1,684,999

LIABILITIES

Creditors 11 (32,800) (26,359)

Distribution payable on income units (12,673) (14,734)

Total liabilities (45,473) (41,093)

Net assets attributable to unitholders 1,975,419 1,643,906

In order to comply with the requirements of the Alternative Investment Funds Managers Directive regulations, further detail has 
been disclosed by including a new line item of ‘Cash equivalents’. The prior period disclosure has therefore been reanalysed, to show 
separately as Cash equivalents those amounts previously included within ‘Cash and bank balances’, to ensure comparability of the 
financial position of the Trust between the two periods.
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CASH FLOW STATEMENT
For the year ended 31 May 2015

Notes £000

Year ended
31.05.15

£000 £000

Year ended
31.05.14

£000

Net cash inflow from operating activities 17 53,794 51,689

Servicing of finance

Distributions paid (26,304) (21,915)

Taxation

Taxation paid (9,150) (10,554)

Financial investments

Purchases of investments (335,865) (74,367)

Sales of investments 143,070 98,631

Capital expenditure (38,698) (11,816)

(231,493) 12,448

Financing

Stamp duty reserve tax – (1,406)

Unclaimed distribution monies 10 38

Amounts received on issue of units 219,843 129,659

Amounts paid on cancellation of units (7,812) (29,502)

212,041 98,789

(Decrease)/increase in cash in the year (1,112) 130,457

Net cash at the start of the year 289,349 158,892

Net cash at the end of the year 288,237 289,349
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NOTES TO THE FINANCIAL STATEMENTS

1 ACCOUNTING POLICIES

a Basis of accounting
The financial statements have been prepared under the historical 
cost basis, as modified by the revaluation of investments, and in 
accordance with the Prospectus, applicable law in the UK, United 
Kingdom Accounting Standards (United Kingdom Generally 
Accepted Accounting Practice) and with the Statement of 
Recommended Practice relating to Authorised Funds issued by 
the Investment Management Association (IMA) in October 2010 
(SORP 2010).

b Unit Classes
The Trust has two types of unit class: retail units (classes 1 and 
4) and institutional units (classes 2 and 5). Each unit class bears 
different charges and consequently the level of revenue allocated 
to each unit class will differ. Each unit class consists of both 
accumulation and income units, with the exception of class 5 
which consists of income units only.

c Recognition of revenue
Rental revenue, deposit interest, and other revenue are all 
accounted for on the accruals basis. Dividends are accounted for 
when the investment is quoted ex-dividend. Interest arising on 
fixed interest stocks is accounted for on an effective yield basis. 
Ordinary scrip dividends are treated as revenue and are included 
in the distribution. 

The cost of any up front lease incentives offered is recognised 
as a reduction in rental revenue and allocated over the shorter 
of the lease term or the period until the first rent review date. 
Any amount reported in the balance sheet as ‘rent free debtor’ 
and ‘lease incentives’ is also deducted from the fair value of the 
properties.

Service charge revenue and expenses are included in rental 
revenue and other property operating expenses respectively.

d Basis of valuation of investments
Property-related assets
The property-related assets of the Trust have been valued at 
bid-market value at midday on the last business day of the 
accounting year.

Direct properties
Direct properties have been valued at open market value on 
the last business day of the accounting year by an independent 
valuer, who holds a recognised and relevant professional 
qualification and who has recent experience in the location 
and category of the investment property being valued. 
Movements in the open market value are recognised in the 
Statement of Total Return. An adjustment is made to the open 
market value of the direct properties to take account of any 
‘rent free debtor’ and ‘lease incentives’ reported in the balance 
sheet in connection with up front lease incentives. For the year 
ended 31 May 2015, the open market value of the properties 
has been reduced by £5,027,000 (2014: £5,258,000).

e Property purchases and sales
Property purchases and sales are recognised on completion of 
the purchase or sale.

f Exchange rates
Assets and liabilities held in foreign currencies are translated at 
the rate ruling on the last business day of the accounting period. 
Revenue and expenditure items are translated at the rate ruling 
at the date of the transaction.

g Taxation and deferred taxation
Provision for Corporation Tax is based at the current rate, as 
appropriate, on the excess of taxable revenue over allowable 
expenses and takes into account taxation deferred because of 
timing differences between the treatment of certain items for 
taxation and accounting purposes. Deferred taxation is provided 
for using the liability method on all timing differences expected 
to be realised by the Company, calculated at the rate at which it is 
anticipated the timing differences will reverse. Deferred tax assets 
are recognised only when, on the basis of available evidence, it is 
more likely than not that there will be taxable profits in the future 
against which the deferred tax asset can be offset.

Any capital allowances used to reduce the corporation tax 
liability and any deferred tax calculated in relation to the capital 
allowances are recorded in capital.

h Cash flow statement
In accordance with the requirements of FRS1 (Revised) and the 
IMA SORP 2010, a cash flow statement has been provided.

i Cash and cash equivalents
In accordance with the AIFMD requirements, the Funds have 
treated some investments as Cash equivalents for the purposes 
of the Balance Sheet disclosure. Investments are regarded as 
Cash equivalents if they meet all of the following criteria: highly 
liquid investments held in sterling that are readily convertible to 
a known amount of cash; are subject to an insignificant risk of 
change in value; and provide a return no greater than the rate of 
a three month high quality government bond.

2 DISTRIBUTION POLICIES

a Distribution policy
During the accounting year ended 31 May 2015 the Trust was at 
no time more than 60% invested in qualifying investments and so 
has proposed a dividend distribution. Details of the distribution 
per unit are set out in the tables on pages 27 and 28.

b Treatment of management expenses
All expenses, except those relating to the purchase and sale of 
investments and stamp duty reserve tax are charged against 
revenue on an accruals basis.

c Treatment of development and acquisition expenses
In accordance with generally accepted accounting practice in the 
UK, development and acquisition expenses have been treated as 
costs of purchasing investments and are accordingly treated as 
capital.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

3 FINANCIAL INSTRUMENTS
The Trust’s financial instruments comprise investment properties, 
securities, bank balances, deposits and debtors and creditors that 
arise directly from its operations, for example, in respect of sales 
and purchases awaiting settlement, amounts receivable for issues 
and payable for cancellations, and debtors for accrued revenue.

The Trust has exposure to a number of different risks to varying 
degrees. The main risks it faces from its financial instruments and 
the Manager’s policies for managing these risks are summarised 
below:

a Market Risk
The Trust’s investment portfolio is exposed to market price 
fluctuations, which are monitored by the Manager in accordance 
with the investment objective and policy. Property valuations 
are a matter of the independent valuer’s opinion rather than 
fact. Adherence to investment guidelines and the investment 
and borrowing powers set out in the Trust Deed and Collective 
Investment Scheme Sourcebook Regulations mitigates the risk of 
excessive exposure to any particular type of security or issuer. The 
Trust’s investments are listed in the portfolio statement.

b Liquidity Risk
The Trust is exposed to cashflow/liquidity risk and, in line with 
standard industry practice for valuing dual priced funds, can 
switch between a bid price basis and an offer price basis. Where 
funds are invested in property, investors may not be able to 
switch or cash in their investment when they want because 
property in the Trust may not always be readily saleable. If this is 
the case the Manager may suspend dealing in the Trust.

c Interest Rate Risk
Interest rate risk is managed by maintaining a balanced portfolio 
with due consideration to interest rate risk and redemption 
profiles. Interest rate risk is also managed by ensuring that cash 
deposits mature within a relatively short period. The interest rate 
risk profile of the Trust’s financial assets is detailed in the table on 
page 26.

d Yield Risk
In terms of yields available from investments in direct property 
if sufficient revenues are not generated to meet the operating 
expenses from the properties there is a risk that the Trust’s 
revenue can be affected. The yield from the property may be 
affected by tenant failure or availability of supply in the sector or 
microlocation. Similarly should expenditure be required which 
is non-recoverable from the tenant due to default or because a 
property is void, this will also impact on the yield.

Risk to yields as a result of tenant failure or default is managed by 
targeting a property portfolio broadly spread across sectors and 
across the regions of the UK and with a large and diverse tenant 
profile.

e Foreign Currency Risk
There are no material overseas investments so there is no 
exposure to foreign exchange risk.

Numerical disclosures in relation to these risks are set out in 
note 15 of the financial statements. Further information on the 
investment portfolio is set out in the investment report and the 
portfolio statement.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

4 Net capital gains

Year ended
31.05.15

£000

Year ended
31.05.14

£000

The net gains on investments during the year comprise:

Direct properties 90,211 74,011

Expenses relating to the purchases and sale of investments (2) (1)

Property related securities 18,995 13,790

Net capital gains* 109,204 87,800

* Total realised losses for the year were £57,991,000 (2014: £46,061,000) and the movement in unrealised gains was £167,195,000 (2014: £133,861,000). Included in realised gains for the year were 
unrealised gains/(losses) recognised in previous periods.

5 Revenue

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Bank and deposit interest 885 781

Property income distributions 2,253 1,239

Rental revenue 84,273 79,872

Stock dividends 493 1,118

UK dividends 75 71

Total revenue 87,979 83,081

6 Expenses

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Payable to the Manager, associates of the Manager or agents of either of them:

Manager's periodic charge 18,074 17,362

Registration fees 1,874 1,500

19,948 18,862

Payable to the Trustee, associates of the Trustee and agents of either of them:

Trustee's fees 95 36

Safe custody fee 31 2

126 38

Other expenses:

Audit fee 43 43

Abortive purchase costs – 12

Bad debts written off 1,137 2,600

Head rent 834 799

Insurance 492 227

Lease incentives 2,800 1,371

Maintenance costs 560 182

Marketing costs 36 100

Non-recoverable expenses (127) (986)

Printing and postage expenses 10 16

Professional fees 2,812 1,834

Statement fees 66 48

Valuer's fees 203 168

Void rates 4,671 2,985

Void service charge costs 2,936 3,688

16,473 13,087

Total expenses 36,547 31,987
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7 Taxation
a Analysis of tax charge in the year

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Corporation tax 10,179 9,431

Adjustments in respect of prior periods (470) –

Total current tax for the year (see note 7.b) 9,709 9,431

Deferred tax (672) (117)

Total deferred tax for the year (see note 7.c) (672) (117)

Total tax charge 9,037 9,314

b Factors affecting current tax charge

The tax assessed for the year is lower (2014: lower) than the standard rate of corporation tax in the UK for an Authorised Investment 
Fund (20%) (2014: 20%).

The differences are explained below:

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Net revenue before taxation 51,432 51,094

Corporation tax at 20% 10,286 10,219

Effects of:

Adjustments re capital allowance claimed (746) (854)

Expenses not deductible for tax purposes 752 304

UK dividends not subject to corporation tax (15) (14)

Stock dividends not taxable (98) (224)

Prior year adjustment re capital allowances claimed (470) –

(577) (788)

Current tax charge (see note 7.a) 9,709 9,431

Authorised Unit Trusts are exempt from tax on capital gains. Therefore, any capital return is not included in the above reconciliation.

c Deferred tax 

Year ended
31.05.15

£000

Year ended
31.05.14

£000

The deferred tax provision is made up as follows:

Capital allowances 6,218 6,890

Provision at start of the year 6,890 7,007

Credit for the year (672) (117)

Provision at end of the year 6,218 6,890

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

8 Finance costs
Distributions and interest

Year ended
31.05.15

£000

Year ended
31.05.14

£000

The distributions take account of revenue received on the issue of units and revenue deducted on the 
cancellation of units, and comprise:

Interim distribution 20,220 17,865

Final distribution 22,523 25,017

42,743 42,882

Add: Revenue deducted on cancellation of units 69 138

Deduct: Revenue received on issue of units (979) (1,688)

Finance costs: Distributions 41,833 41,332

Reconciliation of net distribution for the year to net revenue after taxation

Distributions for the year 41,833 41,332

Capital allowances in current year 746 854

Deferred tax in relation to capital allowances 207 117

Equalisation on conversions (391) (524)

Movement in revenue account – 1

Net revenue after taxation 42,395 41,780

Details of the distribution per unit are set out in the distribution tables on pages 27 and 28.

9 Debtors

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Accrued revenue 181 189

Amounts receivable on issue of units – 9,384

Current property capital debtor 324 300

Current property revenue debtor 1,145 1,979

Lease incentives 1,893 1,921

Managing agent or other property debtor 8,134 6,131

Rent free debtor 3,134 3,337

Total debtors 14,811 23,241

10 Cash and bank balances

As at
31.05.15

£000

As at
31.05.14

£000

Cash and bank balances 44,537 30,049
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11 Creditors

As at
31.05.15

£000

As at
31.05.14

£000

Accrued expenses 1,751 1,689

Amounts payable for cancellation of units – 1,499

Corporation tax payable 5,044 4,485

Deferred tax 6,218 6,890

Current property capital creditor 4,760 –

Current property revenue creditor 14,105 9,943

VAT net payable account 922 1,853

Total creditors 32,800 26,359

12 Contingent liabilities and commitments
As at the year end, £30m expenditure was legally committed across numerous properties (2014: £nil).

13 Related party transactions
Management charges and registration fees paid to the Manager are shown in note 6 and details of units issued and cancelled by the 
Manager are shown in the Statement of Change in Net Assets Attributable to Unitholders. The balance due to the Manager at the 
year end in respect of management charges and registration fees were £1,451,000 (2014: £1,451,000) and £158,000 (2014: £132,000) 
respectively. Any balance due from the Manager in respect of issue of units is shown in note 9. Any balance due to the Manager in 
respect of cancellations is shown in note 11.

Trustee fees, safe custody fees and overdraft interest paid to Citibank International Limited (“the Trustee”) are shown in note 6. The 
balance due to the Trustee at the year end in respect of these transactions was £20,000 (2014: £4,000).

As at 31 May 2015 the Manager and related parties of the Manager held 11.86% (2014: 10.70%) of the units in the Trust and the 
amount of income receivable from the Trust in the year was £4,843,000 (2014: £4,781,000). The amount due to the Manager and 
related parties of the Manager at the year end was £2,487,000 (2014: £2,681,000).

Related parties of the Manager are deemed to be all companies under the control of Aviva Plc. This will include companies which hold 
units in the Trust on behalf of other external investors.

Holdings at the year end and movements during the year are as follows:

Holdings at
31.05.15

(units)
Movement 

(units)

Holdings at
31.05.14

(units)

The Manager and related parties 192,238,766 42,442,788 149,795,978

The Manager and related parties of the Manager are ineligible to vote at any general meeting.

14 Unitholder Funds
The Trust currently has four unit classes: Classes 1 and 4 (Retail) and Classes 2 and 5 (Institutional). The annual management charges 
are as follows:

Class 1: 1.25%
Class 2: 0.62%
Class 4: 0.90%
Class 5: 0.55%

The net asset value of the unit class, the net asset value per unit, and the number of units in the class are shown on page 7. The 
distribution per unit is given in the distribution tables on pages 27 and 28. All the unit classes have the same rights on winding up.

NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

15 Derivatives and other financial instruments
The policies applied in the management of financial instruments are set out on page 20.

Fair value of financial assets and financial liabilities
There is no significant difference between the carrying values of the financial assets and liabilities and their fair values (2014: nil).

Currency exposures
The Trust’s financial assets and liabilities are all denominated in Sterling. As a result, the Trust has no exposure to currency movement.

Interest rate risk profile of financial assets and financial liabilities
The Trust does not invest in either fixed rate or floating rate securities and interest rate risk is restricted to interest receivable on bank 
deposits or payable on bank overdraft positions which will be affected by fluctuations in interest rates.

The interest rate profile of the Trust’s financial assets and liabilities at 31 May 2015 was:

Currency
31.05.15

Financial assets/
(liabilities)

floating rate
£000

Financial assets/
(liabilities) 

fixed rate
£000

Financial assets/
(liabilities) 

not carrying interest
£000

Investment
property

£000
Total
£000

 Sterling 288,237 – 102,154 1,585,028 1,975,419

Currency
31.05.14

Financial assets/
(liabilities)

floating rate
£000

Financial assets/
(liabilities) 

fixed rate
£000

Financial assets/
(liabilities) 

not carrying interest
£000

Investment
property

£000
Total
£000

 Sterling 289,349 – 68,220 1,286,337 1,643,906

The value of the investment property has been included in the above table for completeness, although it does not meet the definition 
of a financial asset.

The floating rate on bank balances is linked to the Trustee’s base rate.

The floating rate on deposits is linked to LIBOR.

16 Portfolio transaction costs

£000

Year ended
31.05.15

£000 £000

Year ended
31.05.14

£000

Analysis of total purchase costs

Purchases in year before transaction costs* 380,147 85,387

Commissions 41 6

Other (including capital development expenditure) 137 20

Total purchase costs 178 26

Gross purchases total 380,325 85,413

Analysis of total sales cost

Gross sales before transaction costs** 149,319 98,771

Agents fees (618) (716)

Legal fees (145) (150)

Total sale costs (763) (866)

Total sales net of transaction costs 148,556 97,905

* Includes purchases of £380,325,000 (2014: £7,885,000) in property related assets.
** Includes sales of £148,556 (2014: nil) in property related assets.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)

17 Reconciliation of net revenue before taxation to net cash inflow from operating activities

Year ended
31.05.15

£000

Year ended
31.05.14

£000

Net revenue before taxation 51,430 51,094

(Increase)/decrease in debtors (929) 797

Increase/(decrease) in creditors 3,293 (202)

Net cash inflow from operating activities 53,794 51,689

18 Remuneration policy (unaudited)
As noted on page 2, the Manager was authorised as an AIFM on 22 July 2014 and from that date was subject to the AIFM 
Remuneration Code and the Guidelines. The AIFMD remuneration regime only applies to full performance periods and will first apply 
to the first full performance period after the firm becomes authorised. The period from 22 July 2014 (the date of authorisation) to 31 
May 2015 (the year end) does not represent a full performance period and as such no remuneration disclosure has been included in 
these financial statements. Remuneration disclosure will be included in the financial statements from the years ended 31 May 2016 
onwards.

19 Post balance sheet events
After the year end, there were two property transactions:

(1) Completion on sale of Birstall Shopping Centre on 8 July 2015 and 

(2) Exchange of contracts on purchase of 66 Queens Street, Bristol on 9 June 2015.

Neither transaction requires any amendment to these financial statements. Please also note that, on 13 July 2015, the decision was 
taken by Aviva Investors UK Fund Services Limited to switch the Trust from an offer-price basis to a bid-price basis following a period of 
investor cash flows out of the Trust. This decision does not require any amendment to these financial statements (2014: nil).
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DISTRIBUTION TABLES

Final distribution payable in pence per unit for the six months ended 31 May 2015

Income units
Net

revenue Equalisation

Final distribution
payable

31 July 2015

Final distribution
paid

31 July 2014

Class 1 Group 1 1.1737  – 1.1737 1.5838

Group 2 0.6667 0.5737 1.1737 1.5838

Class 2 Group 1 1.3643  – 1.3643 1.7297

Group 2 0.7280 0.6363 1.3643 1.7297

Class 4 Group 1 1.2406  – 1.2406 1.7102

Group 2 0.1262 1.1144 1.2406 1.7102

Class 5 Group 1 1.4439  – 1.4439 1.8811

Group 2 0.7566 0.6873 1.4439 1.8811

Accumulation units
Net

revenue Equalisation

Final distribution
payable

31 July 2015

Final distribution
paid

31 July 2014

Class 1 Group 1 1.6505  – 1.6505 2.1715

Group 2 0.9265 0.7240 1.6505 2.1715

Class 2 Group 1 1.4500  – 1.4500 1.7865

Group 2 0.7035 0.7465 1.4500 1.7865

Class 4 Group 1 1.3138  – 1.3138 1.6439

Group 2 0.3268 0.9870 1.3138 1.6439

Group 1 units are those units purchased at or before 12:00 noon on 30 November 2014.
Group 2 units are those units purchased after 12:00 noon on 30 November 2014.
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DISTRIBUTION TABLES (CONTINUED)

Interim distribution paid in pence per unit for the six months ended 30 November 2014

Income units
Net

revenue Equalisation

Interim distribution
paid

31 January 2015

Interim distribution
paid

31 January 2014

Class 1 Group 1 1.1131  – 1.1131 1.2457

Group 2 0.6568 0.4563 1.1131 1.2457

Class 2 Group 1 1.3011 – 1.3011 1.4044

Group 2 0.7311 0.5700 1.3011 1.4044

Class 4 Group 1 1.1833 – 1.1833 1.4301

Group 2 0.8428 0.3405 1.1833 1.4301

Class 5 Group 1 1.3797 – 1.3797 0.1074

Group 2 0.2597 1.1200 1.3797 0.1074

Accumulation units
Net

revenue Equalisation

Interim distribution
paid

31 January 2015

Interim distribution
paid

31 January 2014

Class 1 Group 1 1.5523  – 1.5523 1.6906

Group 2 0.9410 0.6113 1.5523 1.6906

Class 2 Group 1 1.3672 – 1.3672 1.4327

Group 2 0.6573 0.7099 1.3672 1.4327

Class 4 Group 1 1.2393 – 1.2393 1.3175

Group 2 0.4585 0.7808 1.2393 1.3175

Group 1 units are those units purchased at or before 12:00 noon on 31 May 2014.
Group 2 units are those units purchased after 12:00 noon on 31 May 2014.

Equalisation
Equalisation applies only to Group 2 units, in other words units purchased during the period. It is the average amount of revenue 
included in the purchase price of all Group 2 units and is refunded to the holders of these units as return of capital. Being capital, it is 
not liable to income tax but must be deducted from the cost of units for capital gains tax purposes.
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Our investments are intended to be medium to long term 
investments and should not be considered as a short term 
commitment.

Past performance is not a guide to the future.

The value of a Fund and the revenue from it may go down as well 
as up, and you may not get back the original amount invested.

Where Funds are invested abroad, the value of your investment 
may rise and fall purely on account of movement in exchange 
rates.

Any opinions expressed should not be relied upon as indicating 
any guarantee of return from investment in our Funds.

The information contained within this document should not be 
construed as a recommendation to purchase or sell stocks.

The value of capital and revenue will fluctuate as property values 
and rental revenue rise and fall and the value of dividends, 
Government and other public securities and units in collective 
investment schemes change.

Property valuations are a matter of the independent valuer’s 
opinion and all properties are valued monthly by an independent 
valuer. Market conditions may mean certain property valuations 
are not easily realisable. Investors may not be able to switch or 
cash in their investment when they want because property in 
the Trust may not be readily saleable. If this is the case, we may 
suspend dealing in the Trust.

Stamp Duty Reserve Tax (SDRT)
SDRT was abolished on 30 March 2014. Prior to this date the 
Manager’s chosen policy on SDRT was to charge it directly 
against the property of the Trust. This was then reflected within 
the published prices of the Trust.

Publication of Prices
Information on the prices of Units will be available by calling 
0800 051 2003 or on the internet at www.avivainvestors.co.uk. 

Calls may be recorded for training or monitoring purposes. 

GENERAL INFORMATION
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